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By-Law No. /Q AL 


The Council of the Corporation of the Township of Albion, 
in accordance with the provisions of the Planning Act, 1955, hereby 
enacts as follows: 


1. The Official Plan of the Township of Albion 
Planning 4rea, consisting of the attached Plan 9 
and Part 3 of the explanatory text, is hereby 
adopted. 


2.- That the Clerk is hereby authorized and directed 
to make application to the Minister of Municipal 
4ffairs for approval of the Official Plan of the 
Township of Albion Planning Area. 


3. This By-law shall come into force and take effect 
on the day of the final passing thereof. 


nm 3 


ain at and passed this ees te day 


LH WD epoardt ooccccees 196% 


Signed: C&RSON PATTERSON Signed: IVOR McMULLIN 
Clerk Reeve 
SEAL OF THE 
CORPORATION 


Certified that the above is a true copy of By-law No. /Q p,2- 
as enacted and passed by the Council of the Township of Albion 
on Ah btbentin. K tA. kG & . 


Signed: Wf dias, AA tact! 


Clerk of theMunicipality 
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OFFICIAL PLAN OF THE 
TOWNSHIP OF ALBION PLANNING AREA 





Part 3 of this document and Plan No. 9, attached hereto, 
constituting the Official Plan of the Township of Albion Planning 
Area, waS prepared by the Township of Albion Planning Board and 
was recommended to the Council of the Township of Albion under 
the provisions of section 10 of The Planning Act, on the 


RH An x mw ve a he eee ot Anette, ., A196: 





CORPORATE 
a7 ef Our 4 , , SEAL OF 
ae 4 eee Ades, wher, PLANNING 
Chairman Secr BOARD 


This Official Plan was adopted by the Corporation of 
the Township of Albion by By-law No./@A2in accordance with 
section 11 of The Planning Act, on the... $< day of 


aes: | de eee. hn 


Yj CORPORATE 
SEAL OF 
Lyd): CZq Geeclleon Ae heen, (fHororr MUNICIPALITY 


Reeve Clerk 


This Official Plan of the Township of Albion Planning 
Area, which has been recommended by the Township of Albion 
Planning Board and adopted by the Council of the Township of 
Albion is hereby approved in accordance with section 12 of 
The Planning Act, as the Official Plan of the Township of Albion 
Planning Area. 


Date oe es + #6 8 eR BB ° 2 SS Ss Se Oe ee Ee ae ee eS 


Minister of Municipal Affairs 
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PART 2 


BACKGROUND 


INFORMATION 





PHYSICAL SETTING 





Albion Township is located 20 miles north of Lake Ontario in 
the extreme north-east corner of Peel County immediately north of 
Toronto Gore Township. It is bounded on the east by York County and on 
the west by Caledon and Chinguacousy Townships. It covers an area of 
57,410 acres, or approximately 90 square miles, and is wedge-shaped 
with a maximum dimension of 15 miles on the west boundary and a 
minimum dimension of 5 miles on the south boundary. 


The land rises 650 feet from south-east to north-west, sloping 
gradually in the southern section and rising steeply in the north-west 
corner to Mono Mills. Mt. Wolfe is a flat conical hill in the north- 
east corner of the Township and forms a prominent topographical feature 
rising to an elevation of 1,175 feet. 


Bolton is the largest of a number of small settlements in the 
area and is totally encompassed by the Township in the south-east section 
about 30 miles north-west of downtown Toronto and 10 miles north-west 
of the fringe of Metropolitan Toronto at Etobicoke. The MacDonald- 
Cartier Freeway lies 15 miles south of the Township and can be reached 
by Highway 50 which passes through Bolton in a south-easterly direction. 
Highway 400 parallels the eastern boundary of the Township 10 miles 
to the east of Bolton. Highway 9 running between Orangeville and 
Newmarket forms the northern boundary of the Township. County Road No. 7, 


‘forming the western boundary of the Township, is the extension of 


Airport Road, Toronto International Airport lying 12 miles south-east 
of the Township. 


The southern and northern sections of Albion have completely 
different characteristics in that there is a clear contrast between the 
relatively level cultivated farmland to the south and the rugged 
rolling range lend further north, Original forests have been almost 
completely cleared from the fertile soil of the southern section 
while the northern section remains heavily wooded with many areas too 
rugged or too swampy for agricultural purposes. The whole extent of 
the Township except for a small portion in the north-east corner is 
drained by the Humber River and its tributaries. The main east 
branch finds its source north-west of Mono Mills, is fed by numerous 
hillside springs, and flows south-easter?y in deep valleys through 
the Villages of Palgrave and Bolton. The west branch which is not 
aS large has its source in the fertile Peel Plain and joins the main 
river south of the Township near Thistletow. 











° 
fy 
q 
ee 00-0 ee. 
veeeecoecs \ 
e@eeececne 
ee 0 0 0 ee oO 
ve 0 ee oe 
ene eee 
ee ee 
ve ee 
eee 
e@e- 


ia 
\\ 
\\ 
\\ 
i 
i 
i\ 






UXBRIDGE r 









SHELBURNE) 





EN EWMARK M 7 ” 
u  @) 

Gj 
f| 





\\ 
° 0 
0 


AURORA ¥ 


1 
TOWNSHIP it) i 
OF ALBION 
O 


RICHMOND UL . 
@ = 


\\ 
LRN G 
FRAN | LYRA a 
Whe 
» iste 


\\ 









































aoe *, \ 
) Wy Ser: 


WE 
Ny = Soe 






, \ Y Ne sa eretetece 


SO \\ 
(401) (ROSS Soe 


\ vd SY - @@eeeeveoeeeeed \ 


”. 
* 

eftenre 
88 ere 







" = Oe ee 
(4 o ° - 9 © ‘beccces \ 6 00 00000 0 000 UE 0/000 000 0 of 00000 000 000 0 
sereteceieientanisieee No setesedetesideteseteteseletsteletetesereteleeteseseteteseseteceseter 
OOOO SE Be he ee ee 







































































































































































































































































































































































































Li OQ Li a ’ 
a = = = 
= ov) ” z > 
ne = hep : im 8 < s 
ESSN oO 2 =| ae = = ”n = 
SOI S AI : t q | sn w at (Se) 
D OSSIAN : 2B 2eP a eS = a 9 + | Gy 4 - QA Q S td 
ns a oe a ud Oo > amat 
SOSA = a. = oT] 7 Ee ef i ae la e 
6 . e i) * sae oO LJ ’ © 
Ot o> ys OO 30%0 & AT oe co ey a. Ly) tJ - O tu) LJ 
]VyYWhwf jae y ai - aoe 2 i be 2 
SY YY pss oe A oe 0% o% Wf ¥ a uJ Ss 7s -O oO O a Peck nas 
é OOOO OOOO a “” | = . n WY 
: SSSI SIA S SN M/, lf YY} IOS AISA WY an 2 ” 2 ne 5 5 = 4 wt - 
BONA OO OOP Or oer. HY ASHT/ 2 POO ur ON PEATE ee P56 > / = & QO oO a A} = A Yr Qa om | x ” 
OE SM SSS SINS YY SSSSSSSSSWH RRM S 62 ¢2e G2 f= 82 as Bs 
: * ’ j ) ie, | 
SSO Ye 4 
‘ W A ® 
AR ASH SOS Y yy y Uy Ve se eam A, 777 F id 
3 SSS Y irs SY ly \) 
SoM MM // ; ‘ eee 
a *<! 0% 0% Oa ttet rotons. YUU MLL UUW Uy Up is? LJ —S Uy o¢s 
we S@EEEEEEBEEEBEBHEEEMA y 7 
a — YG 77 S wee 















































YY YUL, 


lh e*. 08.0% A, 


















































Y/ 


ie 

































































































































































































































































































































































































































































































































































































































Saat 


awe a a)’ eae Oe YY A AP SD A 



























A at oat: oo aR SILLA Lk hh pp ptt (ZLAZAAA we LAX SA LL AA LPAI LALLA P3 Va @. R222 
“eo” = e-, ? 0% 20, y 4, ¢, +e So 9." 7, OM. WZ 7 VOT TAD ATT T0777 7777777 
NN SSO SRAM Uy V3 YY SMU YY YY 
SOS Ee YYyprront MY pi 
o* W396 SAKATA 
badges ey, f Lp LA SSSI SASSY, 
nt : OOOO MO LP PSPS | . 7, 
et D%s0 9% Yj POOOK) Uj AO 
“2 CSS PILES SS SS SISOS, 
5 5 PEOKH SSIS % Yj, Wi), OE DSC) WY OS SSS LA SN St Yf YY 
<= 8 AS CORO aa aS oy UL Phy Yy YL PRESSES ff) UK POPOV / A, 
KOSI EN ONO LLL hed IIIA LL APSE Lf fh fy SORA OSE DOM LLL ALLL LLL ffl hf ft tlt lll fl hf fff ft fp tf 
3 ee AE STIS png ‘Ny RW; YY ESOS SSAA SAS, 
Es eeccomacmcncn Ulu 4 YW SEES ° 
af K SIN Ker. 22 SSAS fA WL WY WY, Ups one%e% 
CIT Ox @' 3% ‘#4 Yj Lf f > es Yy (4,0 ¢@ y o%0% j 
a | SX VI) Z Y! y TEE SSSSSSISH/ Hr 
Ne x KS YY Y rss Hf AT eer 
- > wee eae soe tet SNS EMAL LL LSS, UY YY 
Cc +. e @ ' “e “? oe = “ee es eo oe” e CT) yy 'y, SAA Sone. FSF ASF PPP ALS PIS f : 
= Sonoma SIV 
¢ ‘ ; on@ @ i \ 3 4 at AK : < 
é OVC POO) LISS Vp 
E® ) sesenerennnenneceney MY UU : 
A = SMITE YY, : 
® ‘oO is ( & YY XY lo 2 ] “, A 
isc } . SY Yy Y fp 
ete POMOC * ta Oa wet Va. UY) YY 14 Oe aS et PO RY AY SESE SE AA Se aes ume Se or fo OP A on cae a as eo ee ee nee : 





-_=a~ he = 
>. ow . we tae, on ee se GQ .S += =— = 4 
4 




































































































oO > oe Na é 5 ~ wit a SN PUL AG we ae wo 
AO’ a IOXD POA NOS 
SRO ROSA of 
OSA x 
oho 
SEER 


Stet | | TT 
i SE eee 
| | ee 





@*4-,/ 
0%! 
XS 
» 


> eo o*, Orr = é iy m > ~ —J ee, 2. a ae pe he ay 25 6 eae a “ iy) 
OP SAS : : OST POTOSI TOPOS ASA y 
Le OSA SSIS ASA SARA YY W)) 
{Pn o2,0%,0% e o%? aX / 
t 4 ‘& ® t re / Yj 
4 ; ; , Seer, a 
<< x 7) 
Ot ematret ie Menem RO YY Yj, 
Pa rr A a” oF he ag i 4. f} ‘4 








oe 


























oe 7 Ys Ye 


Source : 





@ 




































































































































(4 




















YY —YeEx 



































































































































































































































































“Ss 
® 








BC 









: Ns 3 WY 
Nee” aoe 


U 











‘? 








, r_: @ eo ~ 

OO ACA 0% / 
L ay ae w aw atl are. ae at ete’ a? a : ra G8 28 “en 4 Th ry AO e .) of “=e Vy 
v \ Tbe 2% F420 0%, ee er e- war. POP Orr VAC - aor AC MA PO AOS a 6o°-@ ae ar com ITTF 4 __—= 

@ «6 ¢ ae of oe Bal of Ox AN Ww @ ‘13 t LXV eo" \e 9% 0" oe WrOA- o= he yi Der oee ss Iss a SSS fff 74¢ 7447777 (OTT Ti = ~ — = oS 
s%e 0% 0% \e 0 eee SX of OS OX) o%0"5 o%e o5 o SOthe A NSS? LM) V/; V/, YW), YS 5559 
: & @é p VY @ o* € oe o* AL = i 4 re K f' 4% 
SSSR Uy 
SS . Se NN Seentete YY 





oe. A 





















































}, 
A 














































































ee" 1) 
@ : O° ae 6 o.: 
SSIS SIS Cetoceleeate is KR 
O%F FE 1% 0" 90 oF 0. 0-0 95 0%0 =? oh 0m0 , of = OP Pe a OOS = 
* =~o% 0% 0% 0% 08 : OOK 
i ROS 2 x 
0°58 oF o% shSelass Sated | 
Th 


A 
00% 





ee 
eee? 
eee? 


IN MILES 


eo 
ALBION TOWNSHIP 


OFFICIAL PLAN 


eee? 
oor? 
oe 





SCALE 


oO 





870- D- 2 


Dwg No. 


1967 


September 


Prepared by Canadian Mitchell Associates Limited, Consulting Engineers and Town Planners, Bramalea, Ontario. 
? ? 





HISTORICAL SUMMARY 





Early settlers moved into Albion Township shortly after it 
was surveyed in 1819. Farms were carved out of the wilderness and 
small villages were established to supply the needs of the local farming 
community. By 1825 the population was approximately 500 persons and a 
rapid increase occurred until 1860 when the population exceeded 5,000 
persons, The Humber River and its tributaries supplied the necessary 
power for grist mills and saw mills and as a result "mill"? villages such 
as Bolton and Palgrave were established. Many smaller "mill" villages 
such as Mono Mills, Coventry, Cedar Mills, Albion and Ballycroy prospered 
in the mid-nineteenth century but have since declined and some have 
disappeared completely. Certain settlements such as Caledon East 
originated because of their strategical location at crossroads. 


Early roads in the Township were generally in poor repair and 
often only passable at certain times of the year. Stagecoaches operated 
to Bolton and Mono Mills in the 1840%s, 


The first railway to penetrate the area was the Toronto Gray 
and Bruce Line which was constructed in 1873 running up the Humber River 
to Bolton and thence westward to Orangeville. Much of this line is now 
abandoned. A second railway, the Hamilton and Northwestern was 
constructed in 1878 and enters the Township at Caledon East. This 
railway now belongs to the Canadian National Railway. The last line 
to be built was the Canadian Pacific branch from Sudbury to Bolton. 

It was constructed in 1904 and is now the main through line to Western 
Canada. Stock pens and grain elevators were often located at the 
railway stations, but many are now disused as trucks have taken over 
for transporting stock and produce to Toronto. 


The Township was incorporated in 1850 and from the population 
peak of 5,000 persons in 1860 a steady decline occurred and continued 
until 1947 when the assessed population totalled 1,800 persons. The 
incorporation of the Village of Bolton in 1872 contributed to this 
decline but it was due mainly to the proximity, attraction and rapid 
growth of Toronto which drained off population and industries from the 
outlying rural areas and also to the abandonment of small uneconomic 
farm properties and their consolidation into larger holdings in the 
northern section of the Township. However, the trend is now reversed 
again with increased population mobility and the physical spread of 
Metropolitan Toronto. No part of Albion Township is further away 
than 40 miles from downtown Toronto and in any event many jobs are 
now available in North York and Etobicoke only 10-15 miles away, 
and even closer in Malton and Bramalea. These distances are not 
unreasonable for automobile commuting. Consequently, the population 
has increased yearly since 1947 and even with the incorporation of 
the Village of Caledon East in 1956, the Township’s assessed population 
increased to 3,432 persons in 1966. 
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The Township populatién has increased at an average annual 
growth rate of 3.4% since 1956 to a present total of about 3,500 persons. 
At this rate of growth the Township population would total 7,000 persons 
by about 1987. However, this figure could well be conservative as the 
built-up area of Metropolitan Toronto rapidly expands in a north-western 
direction and an increasing number of urban workers choose to live in 
the attractive countryside of the Township and commute to work in the 
Metropolitan area. 


There are three main concentrations of population in the area, 
namely the Incorporated Villages of Bolton and East Caledon, and the 
Village of Palgrave. Bolton has an assessed population of 2,233 persons 
and lies in the south-east section of the Township at the intersection 
of Highway 50 and County Road No. 9. East Caledon has an assessed 
population of 637 persons and straddles County Road No. 7 on the west 
boundary of the Township. Palgrave has a recorded population of 228 
persons and straddles Highway 50 two miles south of Highway 9. 


The permanent Township population can be divided into two main 
groups - the "rural population't and the “urban oriented population". 
In addition there is a third category consisting of the large transient 
population of seasonal vacationers including summer cottagers, trailer 
campers, weekend golfers, and conservation area visitors, 


The rural population is distributed fairly evenly over the 
Township as indicated on Map 4. Local concession roads laid out on a 
grid pattern and almost entirely gravel surfaced provide access to 
farmhouses throughout the area. In the southern section of the Township 
the rural population has until recently remained fairly stable as the 
land is suited for agriculture and dairy farming. However, much of 
this area has now been separated into smaller lots and acquired by urban 
workers who have moved into the area and built homes for their families. 
In the northern section of the Township, the rolling topography and 
sandy soil for a long time have proved uneconomic to cultivate and the 
farming community has declined in prosperity and population since its 
heyday in 1860. The rural population is gradually being replaced by 
urban hobby farmers, urban commuters, and summer cottage vacationers. 


The urban oriented population consists of people who live in the 
Township but are employed in pursuits other than farming or the local 
tourist industry. Albion Towmship is now functioning partially as a 
dormitory area for urban workers in Metropolitan Toronto and the surround- 
ing region where dispersion of employment to the outlying suburbs is 
continually increasing. The Metropolitan Toronto Transportation Plan 
published in 1964 predicts a 437% increase in jobs by 1980 in the 
Townships of Toronto Gore and Vaughan, immediately to the south of 
Albion Township. The same Report notes that “manufacturing and wholesale 
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employment, both of which are largely land consuming activities, will 
locate increasingly on suburban and fringe sites where the anticipated 
increase in such employment can most easily be accommodated and where 
supporting facilities, such as parking and loading, can bést be 
provided", As the metropolitan conurbation expands north-westerly 
increasing numbers of urban workers live in the Township and commute 
to work by automobile. This trend will continue. 


The transient population consists mainly of city dwellers who 
move into the Township for seasonal vacations at summer cottage homes, 
at organized youth or church camps, or at overnight camping and trailer 
areas. 
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EXISTING LAND USE 





Until very recently, prosperous dairy farms occupied almost all 
of the southern section of the Township extending north roughly to 
Lot 16. But much of this good farmland has now been divided into smaller 
lots and many new homes have been constructed in the area. Large dairy 
barns are still a feature of the area and the remaining agricultural 
land is used mainly for improved pasture and forage crops. 


On a small portion of the north-west corner of the Township 
where a high soil fertility is maintained a potato crop is irregularly 
produced. 


Most of the remainder of the Township was, until recently, used 
for mixed farming with a predominance of land given over to pasture and 
the production of beef cattle. Hogs, poultry and sheep were also reared. 
However, many farms north of Lot 16 have been abandoned due to poor yields 
from low quality sandy soils and heavily eroded sloping hillsides. 

These properties have been taken over by a variety of new landowners; 
some have been acquired or leased by adjoining farmers for grazing 
purposes; others have been acquired by urban institutions setting up 
organized recreation and camping areas; and many have been divided 
into 10, 20 or 25 acre lots. 


Smaller farmsteads have often remained intact and have been 


- converted into hobby farms. Farm houses are restored or attractive 


residences are constructed, a few cattle and sheep are reared, riding 
horses are stabled, and reforestation takes place, sometimes in the form 
of Christmas tree planting. 


Generally throughout the Township many smaller land divisions 
have taken place mostly at the 10 acre minimum lot size permitted under 
township-wide subdivision control. These lots inevitably create problems 
in that they are long and narrow and where a dwelling is constructed 
to the road frontage the rear portions tend to be neglected resulting 
in the rapid growth of weeds which spread to the adjoining farmlands. 
Similar problems occur where the land is held and no dwelling is 
constructed. It is estimated that approximately 500 undeveloped small 
lots averaging 10 acres in area exist in the Township at the present 
time representing about 5,000 acres of land to be ultimately replaced 
with non-rural uses. Many of these lots have been acquired for 
speculation or investment; in the meantime some are leased to adjoining 
farmers and others lie unattended and out of agricultural production. 
Approximately 150 new land divisions have taken place in the past 
twelve months and the demand will continue to increase as population 
pressures mount. 
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Extensive areas of the Township have been acquired by the Metropolitan 
Toronto and Region Conservation Authority for public recreational use 
such as the very successful Albion Hills Conservation Area which ac- 
commodates up to 5,000 cars per weekend and the Glen Haffy Conservation 
Area which accommodates up to 1,000 cars per weekend, The Humber River 
Valley immediately north of Bolton has been acquired or is being expro- 
priated for the proposed Bolton Reservoir. This is planned as a com- 
bined flood control and recreational reservoir extending four and one 
half miles long with a surface area of 708 acres. Two other large 
holdings have been acquired by the Authority, one south of the Glen 
Haffy Area including the original Albion Trout Club property and the 
other north of Palgrave and west of Highway No. 50. Both of these 
areas are retained largely in their natural state; some reforestation 
has taken place including the planting of wildlife shrubs; fishing 
ponds and hiking trails are available, and drinking water and a few 
privies are provided. The Authority also helds title to the Humber 
Forest Areas shown on Plan 5, These areas are managed by the Department 
of Lands and Forests which maintains the ad ahi forest and operates 

a programme of reforestation. 


Three golf courses front onto Highway No. 50 and several large holdings 
have been acquired by church and university organizations for camping 
and other recreational purposes. Some private recreational areas are 
operating successfully such as Innis Lake Park near Caledon East where 
facilities include a sandy beach, supervised swimming, picnic and camp- 
ing areas, and a dance hall, 


Plan 4 indicates the large number of non-farm dwellings that are 
scattered throughout the Township. The main concentrations are in 
Palgrave, Sun Kiss Valley immediately east of the Village of Bolton 
(the only area in the Township zoned for residential development under 
the present By-Law), Wildfield east of County Road No. 8, the Hamlet 
of Albion, and on portions of County Road No. 7, Highway No. 50 and 
Highway No. 9. Many of these dwellings have been built in recent 
years by urban workers who now commute to Metropolitan Toronto and its 
outskirts, 


There are also a number of summer cottages located in the attractive 
countryside ir the northwest section of the Township and near and within 
the site of the proposed Bolton Reservoir. Many at the latter location 
will be acquired or expropriated in the near future. 
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The Villages of Bolton and Caledon East provide most of the local 
commercial needs of the Township... Smaller commercial concentrations are 
located in Palgrave and on Highway No. 50 south of Bolton. 


No industry exists - in the Township at the present time although 
there is some pressure for industrial development on the periphery of 
the Village of Bolton. 


There are no municipal or industrial water supply or sewage 
disposal systems within the Township of Albion. Sewage is disposed of 
privately by underground means such as septic tanks, tile fields, 
cesspools and privies. Rural water supplies are obtained by means of 
private wells from aquifers in the overburden. This water is used both 
for domestic farm needs and irrigation. The report on Peel County Water 
Resources published by the Ontario Water Resources Commission in May, 
1963 states that “Additional ground-water supplies are available in most 
parts of the Township but conditions are poor in the south", 








Two refuse disposal sites located in the 3rd Concession south 
of No. 15 Sideroad have been abandoned and covered over as they were 
causing stream pollution and ground-water contamination. A new dump site 
is operating in Lot 18, east of the 5th Line. Refuse is disposed of by 
the sanitary land fill method, and the new site serves the Township of 
Albion, the Village of Bolton, and the Township of Toronto Gore. The 
dump is operated by Albion, and Bolton and Toronto Gore are charged 
accordingly. Caledon East leases a site and operates a dump within the 
Township in Lot 24, east of County Road No. 7. This is an open site, 
exposed to the road, and no sanitary land fill operation is carried out. 
It is visually unattractive and gives rise to odours, harbours rats 
and insects, and is a fire hazard to neighbouring properties. 
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KOADS 


This section should be read in conjunction with Plan 4 
indicating road jurisdictions, Plan 6 indicating road conditions, and 
Plan 9 indicating road proposals. 


The provincial highways and all the county roads within the 
Township are paved with the exception of County Road No. 8 between 
Wildfield and Macville and almost all of the Township concession roads 
are gravel surfaced with the exception of No. 20 Sideroad between 
Caledon East and Cedar Mills which is paved, and one or two dirt 
sections in the north end of the Township. 


The provincial Minister of Highways has clearly defined the 
functions of a county road as outlined in Appendix C, and the Peel County 
Needs Study, published in 1957, indicates that No. 20 and No. 30 Sideroads 
in Albion Township meet all the criteria for County Road status. However, 
although they are indicated on Nap No. 1 in the Needs Study as proposed 
county roads they are not included in the adopted five year construction 
programme and they will not be assumed by the County before 1971 unless 
additional funds are made available to bring them up to County standards. 
The Report states "the assumption of roads before reconstruction would 
increase the maintenance cost beyond a reasonable level for the additional 
service provided". 
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EDUCATION 


Elementary school children living in Albion Township attend 
schools under the several jurisdictions of Caledon Township School Area 
Board, Albion Township School Area Board, Albion Separate School Board, 
Bolton Public School Board and the Bolton & Wildfield Separate School 
Board. 


As indicated on Map 7, public elementary school children attend the 
Caledon Township School at Mono Mills, one of the two Bolton schools, or 
one of the three Township schools at Palgrave, Macville, and Caledon East 
respectively. The Palgrave School was constructed recently and accommo- 
dates 275 pupils in 10 classrooms, the Macville School presently 
accommodates 270 pupils in 8 classrooms and a 4-5 classroom extension is 
proposed, and the Caledon East School accommodates 135 pupils in 5 
classrooms. At present, nine school buses serve the three schools. 
Two representatives from the Incorporated Village of Caledon East sit 
as trustees on the Township School Board and the Village pays a 
percentage of the Township's school taxes, as the Caledon Hast School mainly 
serves school children from the Village. 


The majority of separate elementary school children attend Albion 
Separate School No. 8 with 4 classrooms at Albion and a few attend either 
the separate school in Bolton or the Bolton & Wildfield Separate School 
No. 6 at Wildfield. The latter school lies within the Township of 
Toronto Gore. 


High school students living in the three areas shown on Map 8 
attend schools of the Orangeville District High School Area, the 
Alliston District High School Area, and the Central Peel District High 
School Area respectively. Buses are operated to the Orangeville, 
Alliston, and Bramalea High Schools. There are no separate high schools 
available to residents of the Township. 
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INTRODUCTION 


Part 3 of this document and Plan 9, attached hereto, constitute 
the Official Plan of the Township of Albiow and upon its approval by the 
Minister, no public work shall be undertaken, no plan of subdivision 
shall be registered, and ro By-law shall be passed for any purpose that 
does not conform thereto. 


The purpcse of this Plan is to provide a land use guide and policy 
framework within which Planning Board and Council of the Township of 
Albion will exercise the powers available to them and permit development 
to proceed in an orderly and economical manner. 


The Plan is intended as a comprehensive programme which indicates 
how an efficient new pattern of growth can best be organized to ensure 
compatibility between various uses of Jand,to preserve the natural 
amenity of the landscape, and to provide for the safety and convenience 
of the present and future inhabitants of the Township. It is intended that 
this Plan will guide and ccntrol the actions of both the private and 
public sectors of the local economy and will reduce the element of 
uncertainty in regard to the nature of future development, The Plan 
is intended as the official background against which Zoning By-laws, 
Building By-laws, Capital Works Programmes, and private end public 
development proposals can be assessed. 


a eee ee et 


Although the Plan is conceived as a long term comprehensive plan, 
it is not intended that it shall remain operative without amendment 
throughout the period of its applicability; to the contrary, it is 
assumed that successive amendments wil] be made to the plan to incorporate 
proposals and policies as and when they are determined. Any change 
of a statement of policy or principle shall require an amendment to the 
plan, This will ensure that the plan is a usable and flexible planning 
instrument under constant study and review and being constantly refined to 
meet the neecs end requirements of the planning area. Any unexpected or 
unusual growth and change may give rise to the need for modification, and 
adjustment to the planning programme, and amendments will be made to the 
Official Plan accordingly. In any event, the Plan will be subject to review 
and updating every 3 to 5 years. 


Interpretation 


‘he boundaries between classes of land use designated in the Plan 
are general only, except in the case of major roads, railways and other definite 
physical barriers, and are not intended to define the exact limits of each 
class. It is intended, therefore, that adjustments may be made to these 
boundaries for the purposes of any minor amendment to the Zoning By-law. 

Other than such minor changes, it is intended that no areas or districts 
shall be created that do not conform with this Plan in respect to land use. 


ll 


It is also intended that all numerical standards contained in this Plan 
will be considered as approximate only. Amendments to the Plan will not 
be required for any reasonable variances from any of the figures con= 
tained herein, 


Implementation 


The present Zoning By-Law shall be modified to comply with this Plan 
and will further subdivide the various land use classifications, est- 
ablish development standards, and define permitted uses relative to 
each zone. 


Certain parts of the Township may be placed in a Holding category in 
such a manner as to prohibit their further development pending their 
rezoning for their respective uses in accordance with Plan 9. The re- 
zoning of all such lands is dependent on the Council of the Township 
of Albion being satisfied that such development will be desirable and 
not premature. 


By-Law No. 609 designating the whole of the township as an area of 
subdivision control will continue to be used to maintain control over 
land transactions within the Planning Area and the provisions of this 
Plan shall be applied in considsration of any plan of subdivision. 


Under certain circumstances where a plan of subdivision is not necessary 
for proper and orderly development a consent to a land conveyance may be 
granted. When such a consent is granted, the Committee of Adjustment 
shall have regard for the specific policies and general intent of this 
Plan. 


Non-Conforming Uses_ 


Nothing in this Plan shall affect the continuance of uses which are al- 
ready legally established on the date that this Plan is adopted by the 
Township Council, 


Before concurring with any application for the extension or enlargement 
of an existing non-conforming use, <he feasibility of acquiring the 
property concerned at the time of the application or possibly at some 
future date and of holding, selling, leasing or developing it in ac- 
cordance with the provisions of The Planning Act will be considered by 
council and planning board. In this context special attention will be 
given to the chances for the re-establishment of the use in a different 
location, where it would be able to perform and produce under improved 
conditions, 
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However, if acquisition does not appear to be feasible and if the special 
merits of the individual case make a permission desirable to grant the 
extension or enlargement of a non-conforming use, council may consider 
the passing of a restricted area by-law pursuant to Section 30 (18) 

of The Planning Act; such a by-law may then be passed without the ne¢c- 
essity to amend this Plan, providing it complies with those of the fol- 
lowing requirements which are relevant: 


i oe 


The proposed extension or enlargement of the established non- 
conforming use shall not unduly aggravate the situation created 
by the existence of the use, especially in regard to the policies 
of this Plan and the requirements of any restricted area by~law, 
applying to the area. 


The proposed extension or enlargement shall be in an appropriate 
proportion to the size of the non-conforming use established 
prior to the passing of the original restricted area by-law. 


An application, which would affect the boundary between areas 
of different land use designations on Plan 9, will only be pro- 
cessed under these policies, if it can be considered as a 
"minor adjustment", Major variances will require an amendment 
to this Plan, 


The characteristics of the existing non-conforming use and the 

proposed extension cr enlargement shall be examined with regard 
to noise, vibrations, fumes, smoke, dust, odours, lighting and 

traffic generating capacity. No amendment to the by-law shall 

be made if one or more of such nuisance factors will be created 
or increased so as to add essentially to the incompatibility of 
the use with the surrounding area. 


Neighbouring conforming uses shall be protected, where necessary, 
by the provision of areas for landscaping, buffering or screening, 
appropriate setbacks for buildings and structures, devices and 
measures to reduce nuisances and, where necessary, by regulations 
for alleviating adverse affects caused by outside. storage 
lighting, advertising signs, etc. 


Traffic and parking conditions of the vicinity shall not be 
adversely affected by the application and traffic hazards shall 
be kept to a minimum by appropriate design of access and egress 
points to and from the site, improvement of sight conditions, 
especially in proximity to intersections, 
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GENERAL POLICIES AND PROPOSALS 





Due to the increasing influence of Metropolitan Toronto population 
pressures on the Township, it is anticipated that the 3.4% average 
annual population growth rate since 1956 will increase over the next 

20 years. Even at the 3.4% figure the Township's population would 

rise to about 7,000 persons by 1987 indicating an increase of about 
3,500 persons. Population growth in the Township is inevitable, and 

it is intended that this growth will take place in an orderly and 
logical manner which will ensure financial stability for the Municipality. 
Development shall only be permitted where the Municipality is satisfied 
that it has the ability to provide for the additional education facili- 
ties, police, fire protection, garbage collection, snow removal, and 
other maintenance facilities which may be required as a result of such 
development. Notwithstanding any other provision of the Plan it shall 
be the policy of the Planning Board and Council to recommend to the 
Minister for approval only those plans of subdivision for residential 
development which the Council is satisfied would not create an adverse 
economic effect on the i-unicipality as a whole. 


In light of the fact that high land values created by population pres- 
sures from sietropolitan Toronto, as opposed to average farm prices, 
are CauSing a serious disruption in the agricultural community in the 
southern sections of the Township, discussions shall be initiated with 
the Provincial Sovernment concerning the possibility of provincial 
participation in an agricultural preservation programme. Ideally, the 
numerous undeveloped 10 acre lots on good agricultural land in the 
southern sections of the Township should be assembled and returned to 
agricultural production. If this is not possible, consideration could 
be given to a temporary programme whereby the extensive areas of idle 
agricultural land could be cultivated until such time as development 
may take place. 


In the Hamlet of Mono Mills, an old Village Plan registered in the 
mid-nineteenth century includes extensive areas where isolated lots 
without public access could be acquired and developed individually. 
This is clearly an unsatisfactory situation and accordingly the area 
shall be deemed not to be registered pursuant to Sub-section (2) 
Section 26 of the Planning Act. 
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It shall be a policy of this Plan that all refuse disposal sites 
located in the Townchip shall be operated by the sanitary land fill 
method and shall be totally screened by natural topography and exist- 
ing vegetation or by new earth berms and tree planting. The present 
Township dump complies with these standards, but the dump operated 
by the Village of Caledon Hast within the Township of Albion is an 
open site and exposed to County Read No. 7. Accordingly, the Village 
shall be requested to carry out 4 sanitary land fill operation and 
provide tree screening to the main highway. New dump sites may be 
permitted by individual rezoning application providing surrounding 
properties are protected, messures are taken to prevent water pol- 
lution, and upon completion of the garbage disposal operation the 
site is left in a condition at least equal to the original landscape. 


In line with the same principles, the Provincial Department of 
Highways shall be requested to provide tree screening to the open 
air storage and works yard fronting the west side of Highway 50, 
north of Bolton. 


The division of land by the consent of the Committee of Adjustment 
pursuant to Section 26 of the Planning Act will generally be dis- 
couraged and will only be granted when it is clearly not necessary 
in the public interest that a Plan of Subdivision be registered. 
Regard shall be had to other volicies in the Official Plan and to 
the following criteria when an application for consent is considered: 


1. The preservation of good agricultural land for agricultural 
purposes, 


2. The prevention of scattered isolated residential development 
throughout the Township, 


3. Ribbon residential or other development along highways or 
major roads shall be prevented, Direct access from major 
roads snall he restricted and residential Jots shall, where 
possible, have access only from minor township roads. 


4, Consents shall be granted only when it has been established 
that soil and drainage conditions are suitable to permit the 
proper siting of buildings, to obtain a sufficient and potable 
water supply and to vermit the installation of an adequate 
means of sewage disposal. 
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5. Consents shall be granted only when the land fronts on an 
existing public road which is of a reasonable standard of 
construction. 


6. The size of any parcel of land created by consent shall be 
appropriate for the use proposed and in no case shall any 
parcel be created which does not conform to the provisions 
of the zoning by-law. 


7. Consents shall not be granted for land adjacent to a road 
from which access is to be obtained where a traffic hazard 
would be created because of limited sight lines on curves 
or grades. 


8, Non-agricultural development shall be encouraged to locate 
as infilling or adjacent to existing hamlets or groups of 
houses. 


9. A consent shall be granted for a parcel of land only when 
the frontage is equal to approximately one half the depth. 


10. In the Agricultural Districts consents shall be granted only 
for land which has been under one ownership for five years 
prior to the application for consent. 


11. Not more than 4 consents shall be granted for each 100 acres. 


12, Consents shali have the effect of infilling in existing built- 
up areas and not of extending the built-up area unduly. 
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AGRICULTURAL DISTRICTS 





The predominant use of land in the agricultural districts shall be for 
agricultural purposes. Uses permitted shall include forestry, farm 
dwellings and accessory buildings incidental to agricultural uses, and 
such institutional and recreational uses and public utilities as are 
necessary to serve the local popnulatica, 


Extractive industrial cperations such as sand and gravel pits and stone 
quarries shall be prohibited within 2000 feet of a provincial highway 
and elsewhere shall Se permitted only by individual rezoning application 
in order that existing development may be protected and that appropriate 
rehabilitation provisions may be imposed. 


Residential. development may be permitted within certain limited areas 
that are less suited for cultivation, especially where the land is at- 
tractive rolling countryside Located close to schools and paved roads. 
These areas are for the most part lecated in the northern sections of the 
agricultural districts. It is intended that the type of development per- 
mitted will enhance and preserve the scenic amenity and will ensure that 
where the countryside is wooded it is well maintained and cared for. It 
is also intended that residential development shall be organized into 
coherent groupings in order to avoid scattered development and inefficient 
public services, County estate residences shall be permitted within 
these limited areas on land divided by the consent of the Committee of 
Adjustment or by registered plans of subdivision that comply with the 
following criteria: 


1. The subdivision shall only be located where convenient and direct 
access to a public road is available so as to ensure ready ac- 
cessibility for school buses, ambulances, fire trucks and other 
essential service vehicles. 


2. Access to individual lots shall not be from existing or future 
Township ccncession roads, county roads, or provincial highways. 


3. The minimum lot size shall be 2 acres. 


4, Lots shall be well proportioned and of regular shape and dimin- 
sion. Long, narrow lots will not be permitted. 
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Dwellings shall be of a sufficient size so as not to create a 
financial burden on the municipality. 


Lots shall have sufficient table land to meet the approval of the 
Municipality in regard to the proper installation and functioning of 
a private sewage system in accordance with the requirements of the 
County Madical Officer of Health. 


Lots shall have sufficient area so that a private well for water 
supply can be located without danger of contamination by the sewage 
system and so that a serious drawdown of ground-water levels beyond 
the boundaries of the lot itself can be avoided. Communal water 
systems may be permitted where considered appropriate, 


Dwellings shall be set back sufficiently from the crest of the 
embankment of any stream valley in order to ensure adequate 
structural stability and to avoid adversely affecting the visual 
amenity of the landscape. 


All lots shall be provided with direct access to a road developed 
to municipal standards, 


No building shall be erected on any part of any lot subject to the 
danger of flooding, subsidence or erosion. 


The subdivision layout shall not prejudice the future development 
of other lands in the immediate vicinity. 


Dwellings on adjacent lots shall not be of the same design type. 


A certificate shall be provided by a suitably qualified professional 
engineer to indicate that sufficient ground-water supplies are 
available in the area to meet the needs of the proposed subdivision. 


ion screening and earth berms shall be provided along all roads other 
t an internal secondary roads in order to protect dwellings from passing 
traffic and to create as much privacy and enclosure as possible. 


oo trees shall be preserved or reforestation shall take place so 
at a substantial proportion of the area of each lot is tree covered, 
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A limited number of Tourist camping areas may be permitted by 
individual rezoning application, in certain selected locations 
within che wooded areas of the agricultural districts providing 
the following requirements can be satisfied: 


(1) 


(2) 
(3) 


(4) 


(5) 


(6) 


(7) 


Tourist camping areas shall have direct access to a town- 
ship concession road, a county road, or a provincial high- 
way; shall be screened by trees or topography so that 
trailer units cannot be viewed from a main thoroughfare; 
and shall not directly abut residential subdivisions or 
be incompatible with adjacent uses. 


Tourist camping areas shall not exceed 25 acres. 


Minimum gross site area per trailer unit shall be 5,000 
square feet. 


No trailer unit shall remain in a camp longer than 60 days 
in any one year. 


At least one service building and septic tank and tile bed 
system .shall be constructed in each tourist camping area, 
Accommodation shall be provided in accordance with the 
requirements of the Tourist Establishments Act and there 
shall be sufficient table land to meet the approval of 

the municipality in regard to the proper installation and 
functioning of the sewage system in accordance with che 
requiremencs of the County Medical Officer Of Health. 


A communal water supply system shall be provided. Tourist 
camping areas shall be of sufficient size so that a private 
well or wells can be located without danger of contamina~ 
tion by the sewage system and also that a serious draw- 
down of groundwater levels beyond the boundaries of the 
camping area can be avoided. 


Existing trees shall be preserved or reforestation shall 
take place so that a substantial proportion of each 
tourist camping area is tree covered. 














19 


CONSERVATION DISTRICTS 





The predominant use of land in the conservation districts shall be for 
conservation, open space or recreational purposes. Buildings or structures 
accessory to these uses will be permitted. The Conservation Districts are 
prime areas for forest preservation, reforestration, and wild life conser- 
vation. 


No amendment to this Plan shall be required to allow any public authority 
to acquire or use any land within the Township for open space or conser 
vation purposes. It is intended, however, that if further land is acquired 
by any public authority for permanent open space or conservation purposes 
then such land shall be redesignated as a Conservation District. 


The general principles to be considered in the development and zoning of 
the Conservation District are as follows: 


1. The uses permitted shall be limited to conservation, open space, 
recreation or similar uses together with accessary uses which may 
include the residence of a caretaker or tourist camping facilities. 


2. Where conservation projects are designed for public use, adequate 
automobile parking areas shall be established and traffic access points 
shall be regulated. 


3. No permanent buildings shall be permitted in the flood plain or any 
area subject to periodic flooding. 
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RESIDENTIAL DISTRICTS 





The predominant use of land in the residential districts shall be for 
dwellings. This classification need not prevent some of the land being 
used for other purposes provided that these purposes are compatible to 
dwellings, and their location in a residential area is necessary to 
serve the surrounding dwellings, and provided further that these uses 
will in no way contribute to the depreciation and deterioration of the 
value and amenity of the area for dwellings, and that precautions are 
taken by imposing standards on how the land may be used to protect the 
value and amenity of the area for dwellings, so that at all times the 
interests of the dwellings are paramount. 


Home occupation uses such as physicians, dentists, or drugless practi- 
tioners shall be permitted in single family dwellings. 


Public and institutional uses such as libraries, schools and churches 
shall be permitted as non-residential uses within residential districts. 


Commercial uses shall be permitted, by individual rezoning application 
in cases where such uses are deemed to be necessary to adequately serve 
the local needs of the community. Such uses wherever possible shall 
be grouped together adjacent to existing commercial facilities and 
compatible with adjacent uses. Adequate setbacks, buffering and 
screening shall be provided and traffic access points shall be reg- 
ulated. 


Essential public utilities shall be permitted but shall be so treated 
as to be in keeping with the character of surrounding structures and 
landscape features. 


Two existing areas of residential development are designated as residen- 
tial districts, The Sunkiss Valley area immediately east of the Village 
of Bolton is presently zoned for residential development and with the 
exception of flood plain lands south of County Road No. 9 this area is 
designated as a residential district, The present developed area of the 
Police Village of Palgrave is also designated as a residential district. 
In the absence of municipal services in these areas development will be 
permitted on the basis of infilling within but not beyond the present 
development fringes. Until such time as piped water and municipal sani- 
tary sewers are available development shall be permitted only where both 
a private sewer system and a private water supply system are installed 
in accordance with the requirements of the County Medical Officer of 
Health and no new lots shall be created that are less than 15,000 square 
feet in area. 
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A third residential district is designated immediately north of the 
Village of Bolton fronting the east side of Hwy. #50 in lot 10 where 
an urban development proposal is already in an advanced planning stage 
and the Village of Bolton has agreed to the extension of its water and 
Sanitary sewer services. As full urban services will be provided lots 
of 7500 square feet in area shall be permitted. 


Should there be a future need to designate additional residential 
districts on the periphery of the Village of Bolton, development shall 
only be permitted where full services can be installed and providing 
an agreement can be reached between the Village and the Township with 
regard to the provision of piped water and the disposal of sanitary 
sewage. On this basis no new lots shall be created that are less than 
7500 square feet in area, 
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INDUSTRIAL DISTRICTS 


Only prestige light industry such as storage and light manufacturing or 

assembly of manufactured products shall be encouraged. Commercial uses 

incidental to industrial operations shall also be permitted, Noxious or 
offensive industries shall not be permitted. 


Industrial districts are designated on the periphery of the Village of 
Bolton: south east ox the village, where the C.P.R. tracks meet Highway 
50, and southwest of the village, where the C.P.R. tracks meet County 
Road No. 9, A further industrial district is designated for Phase II 
development adjacent to and south of the C.P.r. tracks in lots 6,7,8 and 
9. Industry will be permitted to extend into the Phase Ii area as soon 
as the Phase £ areas are substantially developed. 


In order to ensure that industrial development will not contribute to 
the deterioration of the general area, the siting and maintenance of 
industrial premises shali be regulated by the provisions of the Zoning 
By-Law in accordance with the following principles: 


1. A high standard of development performance including the careful 
regulation of noise, vibration, dirt, odours, air and water pol- 
lution, buildixg materials, and landscaping will be enforced. 


2. All operations, equipment and storage of raw materials and finished 


products shall be within buildings. 


3, Adequate setbacks and buffering shall be provided to protect ad- 
joining uses, 


4, Traffic access points shall be regulated and adequate off street 
parking and loading spaces shall be provided. 


5, Industries shail be encouraged to locate on parcels of land of 
larger than average size and frontage. 


6, Industrial uses fronting a major highway shall be adequately 
landscaped and screened by trees as far as possible to ensure 
that the aesthetics of the highway will not be adversely affected. 


_ 
s* 


the requirements of the County Medical Officer of Health, 


Development shall be permitted only where piped water and municipal 
sanitary sewers are available or where both a private sewage system 
and a private water supply system are installed in accordance with 
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HIGHWAY COMMERCIAL DISTRICTS _ 


Where there can be shown to be a clear need for commercial outlets ad- 
jacent to any main thoroughfare and ancillary to motor traffic such as 
service stations, public garages, motels and restaurants, a limited 

number of highway commercial concentrations mey be permitted by indivi- 
dual rezoning application providing the following principles are recognized: 


1. Highway commercial uses shall be grouped to avoid isolated or 
strip developments. 


2. Such groupings shall be located to front onto a single service 
road from which there shall not be more than two accesses to 
the highway or shall front onto secondary roads adjacent to main 


highways. Existing highway access points shall be utilized 
wherever possible, 


3, Highway commercial zones shall be located not less than one mile 
apart, regardless of whether they be on the same side or on op- 
posite sides of the highway. 


4, The location of such uses shall not interfere with the primary 
use of any highway and entrances and exits servicing such uses 
shall not form a traffic hazard, 


5. Such uses shall not be incompatible with adjacent uses and ad- 
equate protection in the form of setbacks and screening shall be 
provided where necessary. 


6, An acceptable design with regard to the location of buildings, 
driveways, parking and landscaping shall be indicated on a site 
plan which shall form part of the appropriate zoning amendment, 


7. Development shall be permitted only where piped water and munici- 
pal sanitary sewers are available or where both a private water 
supply system and a private sewage system are installed in ac- 
cordance with the requirements of the County Medical Officer of 
Health, 


The general locations where zoning amendment applications shall be con- 
sidered favourably are indicated conceptually on Plan 9, 


Certain public and institutional uses such as government buildings, com- 
munity halls, and private clubs shall also be permitted in highway com- 
mercial districts. 
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ROADS. 


It shall be the Township's policy that No. 20 and No. 30 Sideroads 
be assumed by the County as soon as possible. In addition, the 
County shall be requested to pave County Road No. 8 between Wildfield 
and Macville within its five year construction programme. 


The ultimate objective shall be to pave all Township concession roads. 
However, Since resources are limited and since new development factors 
will be introduced from time to time the construction programme will 
need to be amended as circumstances dictate. Two township roads are 
designated for first priority improvement: the Fourth Line will be 
improved between County Road No. 8 and Highway 9, and No. 15 Sideroad 
will be improved between Highway 50 and King Township. 


It shall be a policy of this Plan that land use adjacent to a provincial 
highway shall be aesthetically and functionally complementary to it. 
New parcels shall utilize existing highway access points or gain access 
from secondary roads wherever possible and shall be of larger than 
average size and frontage. 


Roads shall be classified as follows: 


Type of Road Minimum Width of Type of Minimum Building Setback 
Road Allowance Access from Centre Line of 
Original Road Allowance 
Highway 9 
Highway 50 120 feet Restricted 85 feet 


County Rd. No.7 


All Concession 
Roads & County 1’0 feet Restricted 75 feet 
Roads No.8 & No.9 


All Other 
Roads 66 feet 58 feet 





Where additional land is required for widenings and extensions, such 
land shall be obtained, wherever possible, in the course of approving 
separations and subdivisions under Sections 26 and 28 of the Planning Act. 
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APPENDIX A 


DEVELOPMENT POTENTIAL IN ALBION TOWNSHIP 


All the background planning studies and analyses connected 
with the preparation of the overall Official Plan have clearly indicated 
that Albion Township benefits from unique characteristics not found all 
in one place elsewhere within the Metropolitan Toronto region. 


These characteristics offer great potential for a major urban 
settlement in the Township. 


In the centre of the Township roughly between Lot 15 and Lot 20, 
an unusually advantageous situation exists where good highways meet a 
main railway line in attractive wooded countryside not suited for 
agricultural purposes, where extensive private and public open space 
facilities exist, and where a large recreational reservoir is proposed. 


A new town site located as shown on Plan 10 would have the 
following advantages: 


1. Lying on undeveloped land 35 miles from downtown Toronto 
it would have adequate physical separation from the 
Metropolitan conurbation and an orderly, balanced 
community with individual identity and a high quality 
of environment could be achieved. 


2. As it straddles the main CPR line to Western Canada, a 
commuter rapid transit system could be developed and 
industrial expansion could be encouraged. 


3. It would have good highway connection to the Metropolitan 
Expressway System and the Toronto International Airport 
20 miles to the south-east. 


4. The land is unsuited for agricultural purposes and is 
reasonably inexpensive at the present time. 


5. With ample land available space standards could be 
raised to optimum levels. 


6. Lying on the fringe of the Niagara escarpment the country- 
side is attractively contoured and heavily wooded and the 
natural scenic amenity of the area will shortly be augmented 
by the Bolton Reservoir proposed for recreational and flood 
control purposes by the Metropolitan Toronto and Region 
Conservation Authority, 
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7. Extensive open-air recreational facilities exist in the 
area; the Albion Hills Conservation Area and three golf 
courses are adjacent. 


8. The report on Peel County Water Resources published by 
the Ontario Water Resources Commission in May 1963 states 
that “ground-water supplies may be obtained from aquifers 
in the overburden in most parts of the Township". 


9. The Humber River passes through the site and constitutes 
an excellent receiving stream for surface water and, at 
selected locations, for the effluent from an appropriate 
solution control installation. Such facilities require 
detailed investigation, and consideration could be 
given to the installation of a trunk sanitary sewer which 
would discharge downstream of the proposed Bolton Reservoir. 


10, Employment opportunities in the outlying suburbs of 
Metropolitan Toronto 15 miles to the south-east and in 
Malton, Bramalea and Brampton 10 miles to the south are 
continually increasing. The Township already functions 
as a dormitory area for urban workers. 


It is not possible within the terms of reference of this study to 
fully explore the possibility of alternative new town sites within the 
Township. The site indicated on Plan 10 obviously has tremendous 
advantages but the best possible site for this type of proposal could 
only be determined after exhaustive research and detailed study of all 
the factors involved. 


For example, a major expansion of Bolton, to say 70,000 persons, 
would position development south of the proposed reservoir and avoid the 
necessity of an extended trunk sanitary sewer. In addition, the first 
stages of development would benefit from existing urban facilities in 
Bolton. However, any major Bolton expansion should be related to the 
existing CPR line and would therefore encroach on good agricultural land 
which should be preserved if at all possible. Although the land to the 
south of Bolton is well suited for cultivation it is also flat and 
featureless and lacks interest for residential development. In addition, 
Bolton is located well to the south of the prime conservation lands 
in the northern part of the Township. 


Clearly a detailed area study would be required before a final 
decision could be reached on the optimum location for urban concentration. 
But also clear, is the fact that scattered urbanization in the Township 
is proceeding at an alarming rate in any event, carving up good agricult- 
ural land in the southern sections and beginning to spread haphazardly 
into the very attractive countryside in the northern sections. 

Population pressure from Metropolitan Toronto continually increases and it 
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is now generally recognized that the only solution to the ever-growing 
problems of rapid urbanization in metropolitan areas is an overall 
regional governmental policy for development which will indicate 
appropriate areas for population concentrations divorced from, but 
complementary to, metropolitan areas. 


Albion Township lies outside the Metropolitan Toronto planning 
area and in the total absence of any publicly declared regional plan 
or set of policies for guiding development, it is recommended that the 
Provincial Government be requested to undertake and carry out a survey 
of need for serviced land for the purposes of an integrated community 
development which would benefit from the unique characteristics 
prevailing in Albion Township. 


It is anticipated that some provincial and metropolitan agencies 
will express reservations concerning a major proposal of this type, 
especially in regard to sewage disposal. Inevitably there will be some 
problems, but they must only be considered in light of, and weighed 
against, the numerous land use advantages that support the location of 
a Satellite town in the area. 
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AP? END t.2. 5 


MUNICIPAL ASSESSMENT 





The Township of Albion is now incorporated within the Peel 
County Assessment Programme and a complete reassessment by the County 
is being made at the present time. The average assessment ratio in the 
past has been somewhere around the 13% figure and it is now hoped to 
raise this to as near 100% as possible or in fact to base assessment on 
market values. This of course is highly desirable as it will create 
an equitable situation insofar as property values are concerned, and 
combined with an appropriate minimum dwelling size restriction will 
ensure that new residents will contribute more to school and other 
costs directly attributable to their presence in the Township, 





The total Township assessment will increase from approximately 
$4,000,000 to approximately $35,000,000 and the mill rate will be 
reduced roughly proportionately to produce the annual taxes required. 
The present rate of close to 85 mills will be reduced to perhaps 10 mills. 
In other words, total taxes will amount to roughly the same but they 
will be more equitably distributed. 


A major benefit of the reassessment and general increase of the 
Township assessment will be to radically increase the potential borrowing 
power of the municipality which the Ontario Municipal Board currently 
limits to about 25% of assessment or in some circumstances up to 30%, 


School taxes vary across the Township but on average amount to 
between 50-60% of the total taxes collected. 


A typical tax breakdown for ratepayers located in the Albion 
Public School Area and the Orangeville District High School Area is as 
follows: 





Albion Public School Board 23 mills 
Orangeville High School Board 21.3 mills 
44.3 mills School Fund 
Roads L7.5 miLis 
County 11.4 mills 
Fire 1.8 mills 
Libraries 1.4 mills 
Administration, etc. 9.4 mills 
41.5 mills General Fund 


85.8 mills Total 
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One point of contention is the fact that the Alliston District 
High School Board requires 50.6 mills compared to 21.3 and 23.0 mills 
required by the Orangeville and Central Peel District High School Boards 
respectively. It is recommended that this disparity be discussed with 
the Provincial Department of Education. 


£, further point in relation to assessment and the school situation 
is the existence of 500 undeveloped small lots in the Township. Apart 
from the fact that they represent roughly 5,000 acres of unproductive 
land they also potentially represent 500 dwellings and therefore 500 
families. This could mean that at any time the Township would have to 
provide for perhaps up to 1,000 school children which at 30 classrooms 
per school would produce an immediate need for two new schools. This 
Situation makes it of paramount importance for the Township to control 
and restrict the further division of land unless it is arranged and 
organized in such a way that it will not impose a financial burden on 
the municipality. 


The recently announced provincial policy to consolidate all 
Boards of Education at the county level, effective January lst, 1969, 
will ease the school problem from an administrative standpoint, especially 
aS the new county boards will be responsible for their own money-raising 
by issuing separate tax bills to the public instead of requisitioning 
funds from municipal councils, but the basic problem of providing 
education in areas of disorganized development will still remain. 
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A PP .5 Nh 2 awe C 


COUNTY ROAD CRITERIA 


The purpose of a County Road System is to provide an adequate 
level of service within the network formed by the King's Highways, which 
are under the direct jurisdiction of the Department of Highways for the 
Province of Ontario. 


The recommendation of the Minister of Highways is that a 
County Road shall do one or more of the following: 


i. 


Connect Cities, Towns, Villages, Police Villages and 
Hamlets of more than 150 persons in 500 acres or less 
to each other and to the King’s Highway System by the 
shortest route along existing road allowances, unless 
such a service is now provided by the King’s Highway 
System. 


Provide County Road service to consistent attractors 
of heavy vehicles such as quarries, gravel pits and 
Sawmills in a continuous operation, sales barns, army 
and airforce camps, mines, etc. 


Provide County Road service parallel to major topographical 
barriers to free traffic movement on the local road system, 
and where necessary and feasible or on crossings of such 
barriers. 


Provide County Road service close to summer resort areas. 


Provide County Road service on those roads which are 
extensions of arterial streets in urban municipalities 
to the first intersection where the annual average daily 
traffic is below 400 vehicles per day, then connect to 
either a County Road or King’s Highway by the shortest 
route, 


Provide County Road service within the cells formed 

by the King's Highways and the County Roads laid out 

by the above, where the cells so formed are greater 

than 8 miles across when the population density is less 

than 20 persons per square mile, six miles across when 

the population density is less than 40 persons but greater 

than 20 persons per square mile and 4 miles across when 

eines density is greater than 40 persons per square 
©. 








